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Board of Zoning Appeals
Meeting Minutes

September 18th, 2025
7:00 p.m.

Roll Call of Members
Present:
Scott Bockoski - Chairman
Mike Berry
Harrison Massone
Mark Thomas
Aaron Culp - Legal Counsel
Frank Zawadzki - Cicero Jackson Township Planning Director
O Terri Strong — Recorder
Absent:
Steve Zell

1. Declaration of Quorum
Chairman Bockoski declared a quorum with 4/5 members present. Also explained that voting system requires
three affirmative votes. That becomes more difficult with less members. If any petitioner on tonight’s docket
wants to wait until full board, let us know when we reach your docket.

o |

2. Approval of Minutes
Mr. Berry made motion to approve minutes from August 21, 2025, as presented. Mr. Thomas second. All
present in favor.

3. Old Business:
No old business.

Chairman Bockoski explained that the BZA is a quasi-judicial branch of the local government. Will be
discussing items on the docket with issues and stipulations listed for each docket. All comments and questions
should be addressed to the Board and its members as opposed to the petitioner or others in audience.
Attendants must sign in if intending to speak tonight. Each speaker must state name and address for the
record when you approach the podium. Visits are limited to three minutes. Each petition typically has a
portion set aside for public comment, again limit to three minutes, if a person wishing to speak agrees with
someone that has already spoken it is not necessary to repeat those comments in entirety. It is only necessary
to agree with the comments and move on in interest of time. All motions are made in the affirmative, that
does not mean it is the way we will vote.

4. New Business:
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Chairman Bockoski stated the first two items will be discussed together and voted on separately. Also docket
number corrected as stated.

Docket #: BZA-0925-33-R5

Petitioner: Zach Cook

Property Address: 69 N Broadway Street, Cicero, IN 46034
A Development Standards Variance request application has been submitted concerning Article 3.12 “R5”
District Standards of the Cicero/Jackson Township Zoning Ordinance in order to: Allow the height of an
accessory structure to be twenty-one (21) feet. Whereas Article 3.12 states that the maximum height shall be
sixteen (16) feet in the “R5” district.

Docket #: BZA-0925-34-R5

Petitioner: Zach Cook

Property Address: 69 N Broadway Street, Cicero, IN 46034
A Development Standards Variance application has been submitted concerning Article 7.5 AS-02 of the
Cicero/Jackson Township Zoning Ordinance to: allow an accessory structure to exceed 50% of the Finished
Floor Area of the Primary Structure. Whereas Article 7.5 AS-02 states that an accessory structure may not
exceed 50% of the Finished Floor Area of the Primary Structure.

Zach Cook 69 N. Broadway Street, Cicero. Wanting to put a garage area 32x80 over 16ft tall. Basically, for a
hobby barn and storage garage, perhaps later for hang out room. Chairman Bockoski questioned the reason
for the extra height. Mr. Cook answered like 16 ft, after 8 ft could have a mezzanine for storage. Chairman
Bockoski questioned the size. Mr. Cook stated he has hobbies of cars, working on them, like to spread out.
Chairman Bockoski questioned what hardship to conforming to size. Mr. Cook stated the house is not large to
start with, 44x30. Chairman Bockoski stated we have series of questions we ask relating to barns. Any living
quarters planned, Mr. Cook-no, any business intended to be run out of building, Mr. Cook-no, what kind of
lighting planned on the exterior. Mr. Cook stated two garage doors and one on the back on southeast corner
with a light, flood light. Chairman Bockoski stated so electricity to building are you planning on plumbing. Mr.
Cook stated plan was to rough it in for down the road. Mr. Massonne questioned about a camper. Mr. Cook
stated he would like to have one but would want to store it. Mr. Massonne stated with camper and 80 feet
that is a lot of storage. Mr. Cook added he is on two lots. Mr. Massonne stated it would tower over the
house. Mr. Thomas stated the barn would be twice the size of the house. What size door on the south side?
Mr. Cook stated access for the back yard, 10x10. Mr. Massonne questioned if any feedback from the
neighbors. Mr. Cook answered one stated it was not a problem to them. Mr. Massonne questioned the ones
to the north. Mr. Cook stated that is an apartment/duplex. Mr. Massonne questioned if considered making it
smaller. Mr. Cook stated he didn’t want to. Mr. Massonne asked if there was any size smaller that would be
usable to you. Mr. Cook answered 12-13 ft off the back yard. Mr. Massonne expressed concern from Jackson
St. visibility. Mr. Thomas questioned if a fence would be run to the north on property line. Mr. Cook stated
yes and explained where the fence would wrap to the house. Mr. Berry questioned if the size was knocked
down to 75% would that create a problem, you stated you want but would that be a showstopper. Mr. Cook
stated yes, would keep what have and try to build it up. Right now, cannot put a pickup truck in. Work
construction so would be nice to back it up instead of leaving it out. Mr. Thomas clarified, instead of parking
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on street you would park in the pole barn. Mr. Cook stated he could instead of leaving in driveway. Mr.

Thomas stated 75% of that size would still be a 30x 60 building, still a fairly good size. Mr. Cook went back to
the size of his vehicles currently.

Mr. Berry made motion to open both dockets to the public. Mr. Thomas seconded the motion. All present
in favor.

No public comment.

Mr. Massonne made a motion to close the dockets to the public. Mr. Thomas seconded the motion. All
present in favor.

Chairman Bockoski asked for Board member comments. Mr. Massonne stated a 32x40 foot garage is a large
garage and a 32x80 would be huge. Looking at the R-5 district intent, it does not meet the intent. And feel it
would stand out a lot. Mr. Massonne stated he understands the need for storage. Mr. Berry stated he feels it
would be different if it was in the country. Chairman Bockoski stated he is a big fan of barns, especially if
people are putting their stuff away, but outside the city limits. Picturing the trailer and truck it appears it is
utilizing 2/3rds of the space. It is two basketball courts tall, with a lift, understand the height. Trying to
rationalize but it is a big building. Mr. Thomas stated if in the country would be a regular-sized barn, but in the
R-5 district old town. Chairman Bockoski discussed stipulations, include leaving the existing tree to help with
screening from Jackson St. Mr. Massonne agreed. Chairman Bockoski added no living quarters, no business
operating.

Discussion on other buildings in the area that may compare size wise and use. Monitor was used to discuss
location. Mr. Zawadzki explained that a variance was received for structure without primary structure, 16-17
feet in height, used for storage and hobby. They do have a lift for cars. Mr. Thomas discussed building down
from Community Park. Mr. Zawadzki added that primary structure can be 35 tall in the R-5 district. And
footage could work but in this case the house is smaller than the building. Mr. Thomas stated didn’t see a
maximum size for accessory structure. Mr. Zawadzki stated there is 75% of the overall, ASO1-2 for R-5 area
which is 50% of primary structure. Mr. Thomas stated 50% is only 610 sq feet, pretty small, asking for 2400.
Mr. Berry stated asking for 4x. Mr. Thomas stated does not exceed the 75% of the overall lot size.

Mr. Cook questioned the tree, do intend to keep but have to trim. What if it dies? Chairman Bockoski stated
replace it. Mr. Thomas questioned the alleys, are they looking to vacate. Mr. Zawadzki stated the position of
the town is do not vacate at all, ever for whatever reason unless absolutely mandatory. Mr. Thomas stated at
size of pole barn, tree would be in the way of the barn. Chairman Bockoski added, yes he is saying he will have
to trim.

Mr. Massonne made motion to approve BZA-0925-33-R-5 for the height with following stipulations: there
to be no business or living quarters in the structure, tree to remain but trimmed and replaced if tree dies.
Mr. Berry second.

Mr. Bockoski-approve, Mr. Berry-approve, Mr. Massonne-do not approve, Mr. Thomas-approve. 3-1

Mr. Massonne made motion to approve BZA-0925-34-R-5 with same conditions as Docket 33. Mr. Berry

second.
Mr. Thomas-disapprove, Mr. Massonne-do not approve, Mr. Berry-no, Mr. Bockoski -no. 0-4.
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Chairman Bockoski explained that the size did not pass, the height did, if further information contact Mr.

Zawadzki.

Docket #: BZA-0925-35-DC

Petitioner: Brett Morrow/Bronko’s

Property Address: 90 W Jackson Street, Cicero, IN 46034
A Special Exception Use application has been submitted concerning Article 4.5 of the “DC” District Standards
of the Cicero/Jackson Township Zoning Ordinance in order to: Allow for the property located at 90 West
Jackson Street, Cicero Indiana to use the property for a restaurant with outdoor seating, whereas a restaurant
with outdoor seating is not a Permitted use and is only a Special Exception Use in the “DC” district.

Amanda Morales 220 W. Jackson here for 90 W Jackson. Trying to take advantage of the way the sidewalk is
being done. The tenant, Bronko’s, would like to add to the business, while has a small interior space and this
is a logical step. The coffee house has the same outdoor tables utilizing the bump space. Mr. Massonne
stated thinks it would be great. Mr. Berry asked if having umbrellas. Ms. Morales stated do not think with the
hours they intend on having, going for the variance of tables and chairs. Mr. Berry questioned because of
afternoon sun. Ms. Morales stated great comment. Mr. Berry asked if the entire length of the building. Ms.
Morales looking at 3 tables seating 4 people apiece, two on corner with space. Mr. Zawadzki utilized the
monitor to explain the space. This is why we did with the town to encourage outdoor seating. Mr. Thomas
questioned the rules for outside alcohol with the town. Knowing they serve beer. Mr. Zawadzki stated for the
town we don’t have any ordinance that speaks for or against outdoor alcohol consumption. There are state
standards that dictate a separation from non-serving area to serving area, fencing. Which this outdoor area
would have a wrought iron fence. The town would be putting up the fencing. Petitioner will have to go
through the Plan Commission for Aesthetic Review and have an agreement with the town for use of public
space for private use. Mr. Thomas asked how far out the fence goes. Mr. Zawadzki stated he has all those
drawings. Ms. Morales stated as far as boss perspective we are just starting and we know we will have
questions and want work with the town. Mr. Massonne stated from his visits to Bronko’s tables will be full.
Mr. Massonne stated he had two questions, one the alcohol sales outdoors, but if building fence should not be
issue. Mr. Culp stated the contract with town that will not obstruct the walking path so a wheelchair can get
through. Mr. Berry asked will it be pet friendly. Ms. Morales stated Cicero is very dog friendly, and sure she
would look at that. Mr. Thomas stated he believed the Bistro is the only one that is not dog friendly.

Mr. Massonne made motion to open public hearing. Mr. Thomas second. All present in favor.

No public comment.
Mr. Massonne made motion to close the public hearing. Mr. Thomas second. All present in favor.

Chairman Bockoski stated he was not aware of the fence piece, is it the same for the coffee shop and other
spaces. Mr. Zawadzki stated yes. Mr. Culp stated yes the town ordered so they would be matching. Chairman
Bockoski stated he thought they were for festivals and were the tables be cleared off. Discussion ensued that
they were planned for the restaurants and plans for street festival were to have at park. Mr. Zawadzki stated
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the design plan will have to be presented to the Plan Commission but doesn’t apply to this variance. Chairman
Bockoski asked if any stipulations but do not think there are any.

Mr. Massonne made motion to approve BZA-0925-35-DC as presented. Mr. Thomas-second.
Mr. Massonne-approve, Mr. Thomas-approve, Mr. Berry-approve, Mr. Bockoski-approve. 4-0.

Docket #: BZA-0925-36-DC

Petitioner: Garland’s Atelier Wellness Spa & Apothecary

Property Address: 95 W Jackson Street, Cicero, IN 46034

A Development Standards Variance application has been submitted regarding the property located at 95

W Jackson Street, Cicero to: Allow a projecting sign to extend thirty (30) inches from the wall it is attached to.
Whereas Article 10.5 of the Cicero/Jackson Township Zoning Ordinance, Neighborhood Commercial (NC) Sign
Standards states no part of a projecting sign may protrude more than eighteen (18) inches from the wall it is
attached.

Stephanie Garland 6476 N. Washington Blvd, Indianapolis. Sign needs to extend to 30 inches instead of 18
allowed. Chairman Bockoski questioned the awnings in the pictures do you know those dimensions. Mr.
Zawadzki answered the red is Pizza King, the black one is the Grooming place which did go through the
Aesthetic Review. Question was how far extends. Mr. Zawadzki answered four feet approximately. Ms.
Garland added that Nolan James is just down and extends also. Mr. Zawadzki stated they also went through
approval. The Bistro did also, the size approximately 30 inches or so but also had a height variance. Mr. Berry
questioned if sign would be lit. Ms. Garland answered yes. Asked if 24 hours a day. Ms. Garland answered
she isn’t sure how that will work. Kinder Sign from Kokomo so can ask that. Ms. Garland went on to explain
from inside out only the letters, LED lighting. Mr. Thomas asked if it was adjustable. Ms. Garland stated she
didn’t know thought it was standard. Chairman Bockoski stated we typically ask they match what is in the
area. Discussion of lit signs in the area. Chairman Bockoski stated we typically ask for a review with the Plan
Director to make sure it is not too bright or too dim. Mr. Massonne suggested you ask for it to be adjustable
when it is built. Mr. Thomas discussed placement, opposite of old barber pole. Mr. Berry asked if continuously
lit. Ms. Garland answered it would be continuous. Mr. Massonne guessed it would be photocell on-off.
Added was not a fan of Red Bridge Bistro’s projecting sign variance but it does really good. Also, appreciation
for packet was expressed- well done. Mr. Thomas questioned the apothecary part. Ms. Garland answered it is
basically a retail storefront with products that go with services offered. Facials and treatments, mediation,
hair care.

Mr. Berry made motion to open public hearing. Mr. Thomas second. All present in favor.

No public comment.

Mr. Massonne made motion to close the public hearing. Mr. Thomas second. All present in favor.
Chairman Bockoski questioned if any stipulations by the board to be added. Mr. Massonne stated the light
intensity would be all from him. Chairman Bockoski added that would be conducted by Plan Director.
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Mr. Massonne made motion to approve BZA-0925-36-DC as presented with condition of petitioner to work

with Plan Director on light intensity at his discretion. Mr. Thomas second.
Mr. Bockoski-approve, Mr. Berry-approve, Mr. Massonne-approve, Mr. Thomas-approve 4-0.

Chairman Bockoski stated next two dockets we will discuss together and vote separately.

Docket #: BZA-0925-37-C4

Petitioner: Vertical Bridge/Eric’s Storage

Property Address: 22271 US 31 North, Cicero, IN 46034
A Development Standards Variance application has been submitted regarding the property located at 22271
US 31 North, Cicero, IN 46034 concerning Article 7.5 AS-04 of the Cicero/Jackson Township Zoning Ordinance
to: Allow an accessory structure in front of the primary structure. Whereas Article 7.5 AS-04 states that an
accessory structure shall be to the side or rear of the primary structure only.

Docket #: BZA-0925-38-C4

Petitioner: Vertical Bridge/Eric’s Storage

Property Address: 22271 US 31 North, Cicero, IN 46034
A Special Exception Variance application has been submitted regarding the property located at 22271 US 31
North, Cicero, IN 46034 concerning Article 4.15 “C4” District Standards of the Cicero/Jackson Township Zoning
Ordinance to: allow a cellular/communication tower in the “C4” district. Whereas Article 4.15 lists
cellular/communication tower as a Special Exception Use only and not as a Permitted Use.

Ryan Whitley 500 East 96" Indianapolis, IN 46240 Here on behalf of Vertical Bridge Verizon to seek approval
to construct cell tower on the property. Mr. Whitely gave background of the project, when selected this site
we were not aware of the US 31 project, we saw it would be the front yard and went to the back of property
to avoid. When project came along we were well into the due diligence and expenses. Mr. Whitely explained
the access road and a dead-end road, do not feel there is to be a lot of traffic. Asked landowner if would
consider moving back, it is a parking lot, he is adamant to leave where positioned now to not interrupt his
business. Chairman Bockoski stated seeing quite a bit of landscaping. Mr. Whitely explained on three sides,
would come into the new drive, the front gate would not be landscaped. Typically, enough room for two
trucks, the other three would have hedges or evergreens whatever needed. Monitor was used to explain the
area further. Chairman Bockoski questioned if any chance for the landscaping opening be facing towards the
building. Mr. Whitely stated certainly could ask, and if condition of approval, would work with you. Chairman
Bockoski discussed aesthetics. Does the landscaping have to do with the function of the tower? Mr. Whitely
stated a function of the ordinance, typically we would not attempt to landscape around in this scenario.
Concern for growing landscaping items in this scenario is hard. Mr. Thomas indicated that another tower in
the 256" area, they have a white pvc fence. That might look better than a chain link fence. Mr. Whitely
indicated they would be willing to put a solid fence, wood, pvc, etc. to screen instead of landscaping. Chairman
Bockoski questioned if that would be a Plan Commission decision. Mr. Zawadzki stated it is in the Aesthetic
Review district, and he would have some concern that we have not applied for a variance for that type of
fencing versus landscaping. Up to this point was meeting everyone of the standards except for front yard. Mr.
Culp added if required that we would be requiring them to get another variance. Mr. Thomas questioned the
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process. Mr. Culp stated they would have to go to PC and then come back to the BZA. Discussion ensued. Mr.

Thomas stated he would like to add stipulation that the trees are maintained and not allow them to die like
other areas. Discussion ensued on types of fencing and barbed wire along top.

Mr. Massonne stated he didn’t have issue there is no area in district that allows it without a special exception.
Mr. Culp stated under federal law, they have to go through process with FCC on placement. Mr. Whitley
stated Verizon is required to fulfill FCC license, which means have to improve it when problem areas are
found. Discussion of rules being followed, packet has information on compliance. Mr. Whitely stated likely
first quarter of 2026, phase two testing will have to take place.

Mr. Whitely stated have only received four green cards back.

Mr. Massonne made motion to open public hearing. Mr. Thomas second. All present in favor.
No public comment.
Mr. Massonne made motion to close public hearing. Mr. Thomas second. All present in favor.

Chairman Bockoski stated he would like to talk to the Board about the map of coverage. Chairman Bockoski
discussed the Deming area and current coverage explaining there is a definite need to improve service. Mr.
Whitely utilized maps to discussed proposed coverage and coverage on the existing tower or adding to the
existing tower. Chairman Bockoski stated the only contingent he has is that he would prefer the open side of
landscaping face the building so not visible from the road. Mr. Whitely stated they would want to work with
you, and it is based on the access road, trying to use the least amount of landowner’s space as possible.
Chairman Bockoski reviewed area with new road and cul-de-sac, and it may not be an issue.

Chairman Bockoski verified stipulations from the Board and PC review for aesthetics.

Mr. Massonne made motion to approve BZA-0925-37-C4 as presented. Mr. Berry second.

Mr. Thomas-approve, Mr. Massonne-approve, Mr. Berry-approve, Mr. Bockoski-approve 4-0
Mr. Massonne made motion to approve BZA-0925-38-C4 as presented. Mr. Thomas second.
Mr. Berry-approve, Mr. Massonne-approve, Mr. Thomas-approve, Mr. Bockoski-approve 4-0

Docket #: BZA-0925-39-R3

Petitioner: Jason & Delanie Owen

Property Address: 1240 Stringtown Pike, Cicero, IN 46034
A Development Standards Variance application has been submitted regarding the property located at 1240
Stringtown Pike, Cicero, IN 46034 concerning Article 3.8 of the Cicero/Jackson Township Zoning Ordinance to:
Allow a three (3) foot setback for an accessory structure in the R3 district. Whereas Article 3.8 of the
Cicero/Jackson Township Zoning Ordinance requires a fifteen (15) foot setback in the R3 district.

Docket #: BZA-0925-40-R3
Petitioner: Jason & Delanie Owen
Property Address: 1240 Stringtown Pike, Cicero, IN 46034
A Development Standards Variance application has been submitted regarding the property located at 1240
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Stringtown Pike, Cicero, IN 46034, concerning Article 3.8 of the Cicero/Jackson Township Zoning Ordinance to:
Allow an accessory to be placed on the property line. Whereas Article 3.8 of the Cicero/Jackson Township
Zoning Ordinance states that side yard setbacks shall be fifteen (15) feet in the R3 district.

Chairman Bockoski will discuss together and vote separately.
Mr. Zawadzki asked the Board to table those dockets until next BZA meeting until October 23, 7:00 p.m. the
petitioner did not get newspaper notice in on time.

Mr. Massonne made motion to table BZA-0925-39-R3 and BZA-0925-40-R3. Mr. Berry second. All present in

favor.
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Plan Director’s Report: Mr. Zawadzki recapped report as follows: Permit revenue for August 2025,

$4619, YTD $34546. Compared to 2024 of $8394 for month and $40782 for YTD. Decrease in revenue
for August of $3775 and decrease in YTD of $6236. Issued 21 building permits, 14 in town/0 new
homes, 7 in township/0 new homes. Estimated cost of projects is $349861. Encroachment permit is
having a significant impact with contractors and doing what we intended with the addition.

Chairperson’s Report: No report.

Legal Counsel’s Report: Mr. Culp shared that there was a piece of property rezoned at Plan
Commission last week, 299 N. Peru. Mr. Culp stated has been commercial for a long time, as a non-
conforming use, petitioner asked for rezone to Neighborhood Commercial. Plan Commission made
recommendation to TC, will allow business to do retail on site. Tuesday Town Council voted to
approve.

Board Member Comments: Nothing to talk about.

Next Planned Board of Zoning Appeals Meeting:

October 23, 2025

10. Adjournment:
Mr. Massonne made motion to adjourn. Mr. Berry second. All present in favor.

Chairman: _.—-/Q{-' £ iQ
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Location:

Cicero Town Hall

70 N Byron Street
Cicero, IN 46034
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Terms:

Scott Bockoski — Council President Appointment — Term 01/01/2024 — 12/31/2027
Mike Berry — Council President Appointment — Term 01/01/2024 — 12/31/2027
Harrison Massone — Council President Appointment — Term 01/01/2022 — 12/31/2025
Mark Thomas — Plan Commission Appointment — Term 01/01/2024 — 12/31/2027
Steve Zell — Council Appointment — Term 01/01/2022 — 12/31/2025
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